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ABSTRACT 
 
 
Urban violence in the form of ethnic and religious crises and even open warfare has been 
on the increase in many African cities in the recent years. Observation from literature 
shows that the role of intangible location attributes as mobilising agents are among the 
most important questions of this century as conflicts linked to ethnicity and religion  
have led to significant destruction of life and residential properties. Due to the number of 
crises in Jos metropolis over the last two decades, there has been a process of residential 
segregation along religious lines, dividing the city into predominantly Christian and 
Muslim areas. This thesis, therefore, attempts to examine the impact of intangible 
location attributes on the values of residential properties in Jos metropolis, Nigeria. Data 
were collected by interviews, self-administered surveys through questionnaire and direct 
observation. The stratified random sampling technique was employed in order to 
generate the data needed for the research. 1000 respondents and 10 consultancy firms 
were selected among the occupiers of residential properties and estate firms respectively, 
which form the sample size for the research. However, out of 1000 and 120 
questionnaires administered to the respondents and estate firms respectively, only 876 
and 110 were retrieved back. Simple percentage distribution tables, charts, graphs, 
thematic analysis, photographs and narrations among others were used to analyse the 
data for the research. The findings of the research revealed that intangible location 
attributes are the main indicators that influence the values of residential properties in the 
study area. It has also been established through the findings of this research that the 
intangible attributes of location have great implication on the values of residential 
properties in the study area. The results of the analysis show that there is relationship 
between intangible location attributes and provision, availability and maintenance of 
neighbourhood facilities in the study area. The research has contributed immensely to 
the existing body of knowledge on residential property value indicators by introducing 
intangible location attributes as additional and new phenomena that influence the values 
of residential properties in the study area. The research has thrown up challenges, 
especially in linking the importance of intangible location attributes in determining 
residential property value with construction and real estate management, valuation, and 
project development appraisal. There is an utmost need on the part of the estate 
surveyors and valuers and real estate appraisers to take into account intangible location 
attributes when carrying out valuation or feasibility and viability appraisals respectively 
in the study area. There is also a need on the part of the investors and property 
developers to take into consideration intangible attributes of location whenever they 
want to embark on real estate investment to avoid wasting of capital. 
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ABSTRAK 
 
Keganasan bandar dalam bentuk krisis etnik dan agama dan juga peperangan terbuka 
telah meningkat di bandar-bandar Afrika pada tahun-tahun kebelakangan ini. 
Pemerhatian dari literatur menunjukkan bahawa peranan ciri-ciri lokasi yang tidak 
ketara sebagai agen menggerakkan adalah antara soalan yang paling penting abad ini 
sebagai konflik yang dikaitkan dengan etnik dan agama yang telah membawa kepada 
kemusnahan yang ketara hidup dan harta kediaman. Disebabkan bilangan krisis di 
metropolis Jos lebih dua dekad yang lalu, terdapat satu proses pengasingan kediaman di 
sepanjang garisan agama, membahagikan bandar ke kawasan yang sebahagian besarnya 
Kristian dan Islam. Tesis ini, oleh itu, cuba untuk memeriksa kesan ciri-ciri lokasi yang 
tidak ketara ke atas nilai hartanah kediaman di metropolis Jos, Nigeria. Data telah 
dikumpulkan dengan temuduga, sendiri ditadbir tinjauan melalui soal selidik dan 
pemerhatian secara langsung. Teknik persampelan rawak telah bekerja untuk menjana 
data yang diperlukan untuk penyelidikan. 1000 responden dan 10 firma perunding telah 
dipilih di kalangan responden dan firma hartamah masing-masing, membentuk saiz 
sampel untuk penyelidikan. Walau bagaimanapun, daripada 1000 dan 120 soal selidik 
yang ditadbirkan kepada responden dan firma hartanah masing-masing, hanya 876 dan 
110 yang diambil kembali. Jadual taburan peratusan mudah, carta, graf, analisis tematik, 
gambar-gambar dan riwayat antara lain telah digunakan untuk menganalisis data untuk 
penyelidikan. Hasil dari penyelidikan ini menunjukkan bahawa ciri-ciri lokasi yang tidak 
ketara adalah petunjuk utama yang mempengaruhi nilai harta kediaman di kawasan 
kajian. Ia juga telah ditubuhkan melalui penemuan kajian ini bahawa sifat-sifat tidak 
ketara lokasi mempunyai implikasi yang besar ke atas nilai hartanah kediaman di 
kawasan kajian. Keputusan analisis menunjukkan bahawa terdapat hubungan di antara 
ciri-ciri lokasi yang tidak ketara dan peruntukan, ketersediaan dan penyelenggaraan 
kemudahan kejiranan di kawasan kajian. Kajian yang telah banyak memberi sumbangan 
kepada badan pengetahuan yang sedia ada pada petunjuk nilai hartanah kediaman 
dengan memperkenalkan ciri-ciri lokasi yang tidak ketara seperti fenomena lain yang 
mempengaruhi nilai harta kediaman di kawasan kajian. Kajian yang telah menghasilkan 
cabaran, terutamanya dalam menghubungkan kepentingan attrbutes lokasi yang tidak 
ketara dalam menentukan nilai harta kediaman dengan pembinaan dan pengurusan 
hartanah, penilaian, dan penilaian projek pembangunan. Terdapat keperluan yang 
penting pada bahagian juruukur estet dan penilai dan pentaksir hartanah untuk 
mengambil kira sifat-sifat lokasi tidak ketara apabila menjalankan penilaian atau kajian 
kemungkinan dan pentaksiran daya maju di kawasan kajian. Terdapat juga keperluan di 
pihak pelabur dan pemaju hartanah untuk mengambil kira sifat-sifat tidak ketara lokasi 
apabila mereka ingin memulakan pelaburan hartanah untuk mengelakkan pembaziran 
modal. 
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CHAPTER 1 
INTRODUCTION 
1.1.  Background to the Research 
Jos was established in 1915, as a tin transportation camp and its early history were 
closely linked to the prosperity of the mining industry. In 1967, it became the capital 
of the defunct Benue-Plateau State and was transformed into the capital city of 
Plateau State in 1975. It, thus, become an important administrative and commercial 
center. Urban violence in the form of ethnic and religious conflicts or crises and even 
open warfare has been on the increase in many African cities in the recent years. 
From a small town of less than 10,000 in 1930, 20,000 in 1950, the population grew 
to over 155,000 in 1973 and to over 600,000 in 1991. With a population of about 
1,000,000, Jos remains one of the most cosmopolitan cities in Nigeria. It was 
adjudged the "home of peace" or as the safest city to live in Nigeria (Dung-Gwom, 
2008). 
It has been an established fact that intangible location attributes affect 
housing and land in very direct and subtle manner. Directly when, there is a surge in 
housing values and rents in some parts of the city and fall in housing and land values 
in others. Subtlety, as violence impacts on the long term attractiveness of a particular 
city (Dung-Gwom and Rikko, 2009). Magaji (2008) had showed that due to the 
number of crises in Jos metropolis over the last two decades, there has been a process 
of residential segregation along religious, native, ethnic, cultural and indigene lines, 
dividing the city into predominantly Christian and Muslim areas. Ethnic 
differentiation has been a factor of most Nigerian cities, but the spade of ethno- 
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religious violence is entrenching the divide in the city of Jos along ethnic, cultural 
and religious lines. 
In Jos today, people do not just take accommodation in any part of the town 
of their fancy. They have to do extensive research to find out whether the area is 
safe. Residential properties in the predominantly Christian area, that is, Jos south are 
considered as having no any value to a Muslim no matter how magnificent and 
splendid the accommodations are. This is also applicable to areas that are occupied 
by Muslims. For a Christian, only an area that is inhabited by Christians is 
considered safe. No Muslim in his right senses will take up an apartment in such an 
area. It is even more dangerous for a Muslim to take up an apartment among 
Christians. No Christian in his right senses would consider such an idea a safe zone. 
In Jos, the capital of Plateau state, caution is the name of the game that adherents of 
both religions play with one another. Uptill now, people in Jos are careful about 
places they visit. It is unwise for a Christian to visit a predominantly Muslim enclave 
late in the night. People consider it as high risk. The Muslims are far more 
accommodating and their places are safer for Christians. It has been discovered that 
the situation in Jos is still so bad that people are careful in choosing what taxis or 
okada they take. Christians do not feel safe riding on motorcycles driven by Hausa 
Muslims and vice versa. 
The situation reveals that rents in the study area maintained an upward 
movement from 2001 to 2009 (Dung-Gwom and Rikko, 2009). This is as a result of 
frequent crises that take place in the study area. Likewise the sales value of tenement, 
flat, duplex, semi-detached house and four bedroom bungalows increased gradually 
from 2001 until 2009 when a sharp rise was observed, which continued till 2012. The 
residential pattern was drastically altered. Adherents of the two religions began to 
live in separate areas out of fear of outbreak of another crisis. The Jos main road 
which demarcates Jos North from Jos South provided a natural border for this 
division. After crises, most Christians living in Jos north relocated to the south of the 
state capital across the main road, while many Muslims who were resident in the 
south relocated to the north. But with the Jos north harbouring most of the most 
modern businesses as well as infrastructural facilities, thousands of Christians troop 
daily across the main road to the north to conduct their businesses. This mass exodus 
reverses itself towards the close of business every day, as Christians hasten to return 
to the south, because they are ill at ease as long as they are across the main road in 
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Jos north. The traffic congestion daily witnessed during these two movements is so 
dense that the journey, which ordinarily should not take more than fifteen minutes 
minutes, lasts for as much as one and a half hours. 
Little has been done on the part of the government to tackle the incessant 
crises that claims the lives of many innocent peoples and wanton destruction of life 
and properties. All the initiatives introduce by the state government are only 
protecting the natives to the detriment of the Muslims. Eventually, these conflicts or 
crises have different historical origins and causation factors and show different 
dimensions in terms of scale and intensity. The bottom line, however, is that most of 
them are the result of intense and bitter competition for political power, the control of 
limited economic, social and environmental resources. Jos, the capital of Plateau 
State in Nigeria, a recent city by all accounts, the centre of the tin industry during the 
colonial period (1900 to 1960), has always had the potential for active conflicts 
giving its diversity and attractive weather and abundant natural resources which have 
attracted various people to settle in it. In the last fifteen years, the city has witnessed 
eight major communal crises which were ethno-religious in nature resulting in the 
loss of many lives and properties.  
The existing wealth of knowledge reveals that tangible location factors are 
the prime mover in determining the worth of land and landed property (Garrod, and 
Willis, 1994 and Anas, 2002). This is of course true if someone looks at it critically 
and analyse things in an advance manner. However the value of landed property 
could also be determined by other intangible means. Sales and rental values of 
landed property could be arrived at by looking at many indicators like accessibility, 
transportation, nearness to school, place of work, place of worship, market, hospital, 
etc (Yinger, 1979, Wilhelmsson, 2000 and Bowes, 2001). To others, toxic or 
hazardous waste site is a function of worth of a real estate value (Kohlhase, 1991).  It 
could also be determined by the components and elements that form part of the 
building like, ceiling, roof, door, decorations, finishes, window, external and 
partition walls and so on (Isaksson, 1997 and Fong, 2004). Race also plays a major 
role in determining the value of land and landed property (Van Ham, and Clark, 
2009). It is imperative to stress the fact that residential property value is a function of 
many indicators (McMillen and McDonald, 2002). 
Furthermore, the value or worth of a real estate could be arrived at by looking 
at the public utilities, facilities and services that go a long way in providing a 
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conducive atmosphere and convenient environment for healthy and comfort living 
(Clark, and Herrin, 2000 and Espey and Kwame, 2001). Other factors that are 
normally being considered when determining the worth of land and landed property 
include whether the area is designated as low, medium or high density areas. Poor 
people are mostly found in the high density areas like the suburbs, squalid areas and 
town centers (Colwell and Munneke, 1999). While middle class individuals are often 
found in the medium density areas like the government workers. The rich men and 
bourgeoisies could be sighted in the low density areas like government reserve areas 
(GRA), (David, and Peter, 1974). These categories of people buy or rent residential 
accommodation according to their earnings in their respective places of abode 
(Haurin and David, 1996). 
         Looking at what is being witnessing in Jos presently, the scenario is entirely 
different because the sales and rental values of landed properties is increasing and is 
maintaining a steady upward movements as at 2001 when the crisis in Jos takes a 
different dimension uptill now. As a matter of fact, sales and rental value of land and 
landed property is fluctuating over time (Peter, and Carolyn, 2002) The sales value of 
some selected residential properties like face me face you, tenements, detached 
house, semi detached house and bungalows are on the increase in the study area. The 
inner city of Jos is mostly occupied by Muslims while the suburbs and squatter 
settlements are mostly inhabited by Christians. Housing and land price in an area 
shapes the residential pattern and value trends of the area (Tse, 1998).  
          The central business district of the town is quite overcrowded because all the 
Muslims who stay in the outskirt of the city migrated to the inner city. This is what is 
being witnessing in any areas that crime or violence is on the increase (Steven, 
2004).  On the other hand the predominantly Christian areas are mostly experiencing 
new development because of ample acre of land for development. As such the 
metropolis is having different trends in both sales and rental values of landed 
properties. It is therefore against this background that this research seeks to examine 
the effect of intangible location attributes on the value of residential properties in Jos, 
Nigeria.  
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1.2.  Statement of the Research Problem 
Location is among the main determinants of residential property value. It has been 
realised that location could either be tangible or intangible in nature. Tangible 
location factors include accessibility, transportation closeness to central business 
districts, building codes, household preference, demand, supply, population increase, 
closeness to place of work, community facilities, utilities and services, components 
or elements that form part of a building structure, zoning regulation, building codes, 
subdivision regulations, environmental protection laws, waste dumpsites, planning 
restrictions and so on.  
        On the other hand, intangible location factors are those attributes of location that 
are invisible in nature. They include race, crime, safety, religious inclination, cultural 
identity, native inclination, security, ethnic background, indigeneship, apartheid, 
violent free areas, socio-econmic background, and violent prone areas and so on. As 
a result of the ongoing chaos that is being witnessed for nearly twenty years ago in 
the study area, there has been a gradual process of residential relocation and change 
of ownership in line with religious or ethnic background, which eventually 
culminated in splitting the study area in to like two distinct cities in one town by 
having an area that is solely for Muslims and Christians as well. This study was 
intended to look at the effect of the intangible location factors on the value of 
residential properties in the study area.  
        Many previous researchers in the field of residential property value focused 
their attention on many tangible location factors which form the basis of residential 
property value. In the recorded history, the first researchers who dwelled so much in 
this regard are Ricardo (1817) and Von Thunen (1828). In his assertion, Ricardo was 
of the view that the main determinant of land and landed property value is the 
fertility or quality of land. He therefore concluded that areas that are more fertile 
command higher value as compare to areas that are less fertile. Von Thunen further 
supported this theory by introducing transportation as the prime mover of land and 
landed property value. Their theory was still in use nowadays but they could only be 
applicable in some areas. 
        Other famous researchers who buttressed this contention are: Firey (1974), 
Hansen (1959), Hoyt (1939), Hurd (1903), Kauko (1999b), Laakso (1992), Steines 
(1977), Tiebout (1956), Wieand, (1973) and Zipf (1949). For example, Hurd 
6 
 
developed the principle of bid rent function in 1903. His argument was further 
extended by Ellickson (1970), Evans (1983) and Ratcliff (1949). Other researchers 
who supported this claim are Wingo (1961) and Alonso (1964). Alonso’s PhD 
dissertation was published in the 1960s and gained worldwide acceptance. Wingo 
and Alonso’s main point of argument is that household prefers to stay in areas where 
they have good location, accessibility and transportation. A family is willing to spend 
most of their income in order to secure an accommodation that fulfills such qualities.  
       In the contrary, some famous researchers of our time are of the view that 
closeness to central business district, demand, supply, population size, rent, zoning 
regulations, subdivision regulations, building codes, environmental protection laws 
and planning restrictions are the main indicators of residential property value. The 
advocates of this theory are: Ball and Kirwan (1977), Brownstone and Van (1991), 
Cervero and Duncan (2004), Colwell and Munneke (1997), Leeuw (1971a), Leeuw 
and Ekanem (1971b), Linneman (1981), Kau and Sirmans (1979), Olokesusi (1992), 
Quigley (1973), Paul and Daniel (1998), Pogodzinsky and Sass (1990), Pogodzinski 
and Sass (1991a and 1991b) and Pollakowski and Wachter (1990). Others are: 
McMillien (1990), Thorsnes (2000) and Thornse and McMillien (1998) to mention 
but a few. Others ascribe value to land and landed property as a result of property tax 
payment. For example, Bramley (1993), Hansson (1987), Larry and Jane (1990), 
Oates (1969) and Pollakowski (1973) argued that areas that pay property tax 
command law value according to many urban dwellers and vice versa. 
        Furthermore, according to other specialists in the field of residential property 
value, residential property value is being determined by the components or elements 
that form a building. Going by their assertion, buildings with good floor, roof, 
window, doors, good decorations and finishes command high value compare to the 
one that lacks this quality. In other words, others ascribed value to a residential 
property as a result of the structural mechanisms and machineries of the building. 
Eminent scholars in this regard include Ball, (1973), David and Peter (1974), 
Gregory (1971), Hughes and Sirmans (1992), Irwin and Bockstael (2004), Kohlhase, 
(1991), Mallo and Anigbogu (2009), Manvel (2008), Peek and Wilcox (1991), Peter 
and Carolyn (2002) and Thibodeau (1990). In the same vein, others ascribed property 
value by looking at some intangible attributes of location like race or skin colour. 
Advocates of this theory include: Adelman (2004), Bailey (2004), Ben (1980), Bobo 
and Camill (1996), Bruch and Mare (2005), Bruch (2006), Charles (2003), Cheshire 
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(2007), Clark (1992), Rosenbaum (1996), Taeuber and Taeuber (1965), Telles 
(1992), Van Ham and Clark (2009) and White, Robert and Shilian (1994). 
Furthermore, others look at crime as an indicator of land and landed property values. 
For example, Bello (2011), Bottoms and Wiles (1997), Gibbons (2003), Goncalves 
(2009), Gray and Joelson (1979), Haurin and Brasington (1996), Hellman and Naroff 
(1979), Linden and Rockoff (2008), Lynch and Rasmussen, (2001), Petras and 
Greenbaum (2006), Rizzo, (1979), Rockoff and Leigh (2008), Taeuber and Taeuber, 
(1965) and Thaler (1978) to mention but a few dwelled so much in this regard. 
         However, according to other researchers, residential property value is a 
function of the quality of the public infrastructures, utilities, facilities and services 
that go a long way in making a neighbourhood or a community a liveable 
environment. In other words areas that have schools, market, shopping malls, 
hospitals, neighbourhood parks, medical health care, police stations, water, 
electricity, roads, worshipping places, wholesale and retail shops and so on command 
high value compare to those areas that are lacking such public utilities, facilities and 
services. The proponents of this theory include: Apgar and Kain (1972), Cheshire 
and Stephen (1995 and 1998), Correll, Jane and Larry (1978), Diamond, (1980), Do, 
Wilbur and Short (1994), Hayes and Taylor (1996), Goodman (1977), Lake, Lovett, 
Bateman and Langford (1998), Leggett and Bockstael (2000), Li and Brown (1980), 
Lutzenhiser, Noelwah and Netusil (2001), Mimeograph (1997), Miller (1982), 
Palmquist (1982a), Paul and Stephen (1998), Peter, Surinder and Christopher, 
(1987), Quang, Robert, and James, (1994) and Tse (1998).  
Many authors have used property transaction data to value environmental 
attributes and, more specifically, study the impact of hazardous waste dumpsites and 
pollution on land and landed property values. Researchers, such as: Anderson and 
Crocker (1972), Garrod and Willis (1994), Greenberg and Hughes (1992), Ketkar 
(1992), Kiel (1995), Kiel and McClain (1995), Kohlhase (1991), McClelland, 
Schulze  and Hurd (1990), Menchik (1972), Olokesusi (1994), Pennington, Topham 
and Ward (1990), Smith and Deyak (1975), and Thayer and Morteza (1992) have 
consistently found that proximity to hazardous waste dumpsites and other locally 
undesirable land uses has a negative impact on property values. The current body of 
literature on the empirical effects of locally undesirable land uses does not address 
whether the diminution of property values caused by these land uses is temporary or 
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long-term or whether externality effects exist. It does not also incorporate intangible 
location attributes as determinants of land and landed property value. 
        Of the considerable research devoted to the determination of real estate values, 
some have concentrated on the effect of location on property value. Location has 
long and frequently been considered a primary determinant of real estate value. An 
early study in 1926 addresses the role that location plays in determining land use and 
rents (Ridker and Henning, 1967). Location has since been examined from various 
aspects. While traditional location theory has focused on transportation costs rather 
than specific real estate features, often the value of physical attributes of real estate is 
obscured by values that tenants or owners attach to location and to direct property 
amenities. Within the complex bundle of services and amenities included in real 
estate transactions, many researches have shown neighbourhood environment to be a 
key determinant in the value of the real estate package (Brigham, 1965; Kain and 
Quigley, 1970). 
          A critical look at the aforementioned models and postulations reveal that 
residential property value is determined by many factors. From the aforementioned, 
it could be observed that all these theories have some discripancies as only few of 
them look at some intangible location attributes as indicators of land and landed 
property value. In a nut shell, the research has critically reviwed and evaluated 
various types of residential property value indicators from a review of available 
literatures. The previous theories on residential property value are tangible in nature 
and could not be used in every setting. It is therefore against this background that the 
research examines intangible location attributes as factors that determine and 
influence the values of residential properties in the study area.  
 
 
1.3.  Research Questions 
 
The resarch questions are as follows;  
a) To what extent do the socio-economic characteristics of the residents play a 
vital role in determining the residential property value in the study area?  
b) To what extents do the intangible location attributes influence residential 
property value in the study area?  
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c) What are the conditions of the existing neighbourhood facilities before and 
after the conflicts and how does the intangible location attributes affect the 
availability, maintenance and provision of neighbourhood facilities in the 
study area?  
d) How does the implication of these intangible location attributes on the values 
of residential properties be investigated and what solutions and suggestions 
could be proffered based on the identified problems in the study area? 
1.4.  Research Aim  
The aim of the research is to examine the influence of intangible location attributes 
on the values of residential properties in Jos metropolis, Nigeria. 
1.5.  Research Objectives 
The objectives of the study are as follows;  
a)     To examine the socio-economic characteristics of the residents in the study area.  
b)    To determine whether intangible location attributes are among the factors that 
influence residential property value in the study area.  
c)  To carry out a survey and investigate the conditions of the existing 
neighbourhood facilities before and after the conflicts and determine how the 
intangible location attributes affect the availability, maintenance and provision 
of neighbourhood facilities in the study area. 
d)    To investigate the implication of these intangible location attributes on the 
values of residential properties and to proffer solutions based on the identified 
problems observed in the study area. 
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1.6.  Research Hypothesis 
 
a)  There is no relationship between residential property value and intangible 
location attributes in the study area. 
b) There is no relationship between residential property value (dependent variable)   
and the independent variables (ethnic background, cultural identity, safety, 
religious inclination, indigeneship, violent prone areas, socio-economic 
background, security of life and property, violent free areas and native 
inclination) in the study area. 
1.7.  Scope of the Research 
The research covers Jos North and Jos South Local Government Areas (LGA). These 
Local Governments, until 1991 were administered as one Local Government 
Council, but for effective administration they were separated into Jos North and Jos 
South LGA respectively (Mallo and Anigbogu, 2009). Jos North Local Government 
Area has Jos Town as its Council headquarters. It has a population of 429,300 based 
on the 2006 National Census. Jos South is located 15 kilometres south of Jos North, 
and has Bukuru as the Council headquarters. It has a population of 306,716 based on 
the 2006 National Census. Jos North and South Local Government Areas are jointly 
referred to as “Jos” for the purpose of this research. Jos is experiencing an urban 
sprawl as a result of urbanisation and the landscape of the city is changing. The city 
is conurbating with surrounding rural settlements and this has undermined the 
previous approved Master Plan which expired in 2001. A new greater Jos-Bukuru 
Master Plan is currently being designed to accommodate the present state of 
development and future growth. 
         In order to make meaningful and adequate coverage, the research is limited to 
Jos metropolis. It is also limited to residential properties in the study area. The 
potential respondents constitute the sample size drawn from the population of the 
study in both Jos North and Jos South Local Government. The motivating factor 
behind opting for Jos as the study area is because Jos has a unique feature in terms of 
the incessant violence that engulfed the city. Unlike other areas in Nigeria where the 
genesis of crisis is either: political, social, economic or cultural, the Jos crisis is 
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purely ethno-religious in nature. An adequate coverage of all the study area is 
imperative in order to come up with a well defined outcome. Areas that are not part 
of the research include all the villages that area not counted as part of the metropolis. 
The research is solely on residential properties with the exclusion of commercial, 
industrial, agricultural and mineral properties. 
        The research, therefore, focuses only on the influence of these intangible or 
invisible location attributes on the values of residential properties. The research did 
not take into account the tangible location attributes and their influence on residential 
property value as numerous researches have been conducted in that regard. The 
intangible aspects of location in which this research focuses its attention are: safety, 
religious inclination, cultural identity, native inclination, security, ethnic background, 
indigeneity, violent free areas, socio-econmic background, and violent prone areas. 
Other intangible location attributes that either positively or negatively influence 
property value, like race, crime, apartheid and so on have not been covered in this 
research. 
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1.8.  Research Plan 
This research was conducted and splitted into seven stages of a research outline plan 
as illustrated in Figure 1.1 below. 
 
                                                                                                            Stage 1 
                                                                                                               
 
 
         
                                                                                                              Stage 2 
  
                                                                                                              Stage 3    
 
                                                                                                              
                                                                                                                     
                                                                                                               Stage 4 
 
                                                                                                              
                                                                                                             Stage 5    
                                                                                                              
 
                                                                                                             Stage 6 
Figure 1.1: Stages of the Research Plan (Literature Survey, 2011) 
 
1.8.1. Stage 1 
 
The research process consists of preconceived knowledge which the research has 
prior to the actual conduct of the research. This stage consists of the review of 
relevant literature, to provide an understanding of the influence of intangible location 
attributes on the values of residential properties in Jos metropolis, Nigeria. This stage 
encompasses the following aspects: the concept of price, worth and value, the 
concept of residential property value, residential property value indicators, urban 
models of residential property value indicators, crime and residential property value, 
Development of Research Objectives, Questions and Hypotheses 
Review and Compilations of Related Literatures 
Research Framework Development 
Deductive Approach Inductive Approach 
Research Design and Methodology 
Data Presentation, Analysis and Interpretation 
Quantitative Data Qualitative Data 
Pre-conceived Knowledge 
Reporting Findings 
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residential segregation, mobility and relocation, the concept of violence and so on 
and so forth. 
  
1.8.2.       Stage 2 
 
This extensive literature research provides background for the preliminary 
development of the research objectives, questions and hypotheses which centers on 
the impact of intangible location attributes on residential property value in the study 
area. After reviewing enormous literatures on issues relating to land and landed 
property value indicators, the research gap was identified. The research objectives 
were developed in order to achieved the research goal, aim, purpose and need of the 
research. 
 
1.8.3.      Stage 3 
 
The research framework development marked the third stage in the research process. 
The framework gives an insight into the nature of the research, that is, whether 
deductive or inductive approach is to be employed. It helps in identifying the 
research gap which the research seeks to fill the gap. In this aspect of the research, 
the theoretical and conceptual framework were described and explained so as to have 
a clear focus in the conduct of the research. The research framework was primarily 
developed in order to answer all the research questions, obejectives and hypothesis 
used in the research. 
 
1.8.4.       Stage 4 
 
The next stage seeks to outline the research design and methodological aspects of 
this research. This is essential because it helps in positioning research philosophy, 
implement research questions and determine research approach as well as research 
techniques. The research employed the use of structured, unstructured and semi-
structured questionnaire. Other data collection instruments used include: personal 
interviews, document review, observations and field survey. A pilot survey was first 
conducted around the study area. This is imperative because it gave an insight in to 
the nature of the problem that could be encountered in the process of data collection. 
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As vividly explained in chapter five and six, the research data were collected 
between the months of November 2010 and May 2011.  The process of administering 
the questionnaires to the respondents was carried out personally, while the assistance 
of six field assistants were called upon in collecting data from respondents or 
occupiers of residential properties. 
         In a wider perspective, data were collected by interviews, self-administered 
surveys through questionnaire and direct observation. A total of 1000 questionnaires 
were administered to the respondents. 876 valid responses were used to analyse the 
information pertaining to the impact of violent ethno-religious conflicts on 
residential property value determination in Jos metropolis of Northern Nigeria. Data 
on property value were obtained from estate surveyors and valuers who have records 
of known transactions within the areas under study. A total of one hundred and 
twenty (120) questionnaires were administered to the professional estate surveyors 
and valuers and one hundred and ten were returned back. Data obtained from twenty-
five (25) randomly selected properties each from Muslim and Christian 
neighbourhoods were used to test the effect of violent ethno-religious conflicts on 
residential property values in the study area. 
 
1.8.5.      Stage 5 
 
In this stage, the numerous feedback got from the respondents were eventually 
screened and analysed between the month of April and December 2011. The analysis 
was done with the help of special package for social sciences (SPSS) software and 
Microsoft Excel Spreadsheet. In essence, two different sets of questionnaires 
(Questionnaires I and II) were drafted and administered to both respondents and 
professional estate surveyors and valuers. The first Questionnaire was addressed to 
the respondents or occupiers of residential properties, while the second was 
administered to professional estate surveyors and valuers. Taking in to consideration 
the response rates in relation to sample size of the study groups, the response rate 
from the respondents or occupiers of residential properties was 88%. On the other 
hand, 92% of the professional estate surveyors and valuers responded to the 
questions posed by them. Both quantitative and qualitative approach of data 
presentation and nalysiys were employed in order to analyse the data and information 
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gotten from questionnaire, interviews, observation, document review and field 
survey 
 
1.8.6.      Stage 6 
 
Looking at the nature of the research, the data collected for the research are reported, 
presented, analysed and interpreted in a well explained manner. The findings of the 
research are discussed with the view to answering the research questions and testing 
the hypotheses postulated to achieve the objective of the study. The hypotheses 
formulated for this study guided the arrangement of the tables. Each hypothesis 
focuses on the variables identified (safety, religious inclination, cultural identity, 
native inclination, security, ethnic background, indigeneity, violent free areas, socio-
econmic background, and violent prone areas as independent variables and 
residential property value as dependent or criterion variable). A summary of the main 
findings follows each hypothesis and in addition and where relevant, selected 
findings from the personal data collected are used to inform and contrast the 
findings. 
1.9.  Structure of the Thesis 
The research is organized and structured in to eight (8) chapters. This becomes 
imperative due to the nature of the research and the need to explore in details the 
length and breadth of the subject area. The chapters are outlined as follows: 
 
1.9.1. Chapter 1:    Introduction 
 
Chapter one forms the introduction of the study. Issues that were highlighted in 
chapter one include: background to the research, statement of the research problem, 
research questions development, aim of the research, objectives of the research, 
research hypotheses, and scope or delimitation of the research. Other issues 
discussed include: research plan or process, thesis organisation or structure of the 
thesis and summary of chapter one. 
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1.9.2. Chapter 2:     Literature Review 
 
The second chapter reviews related literature about the research and is splitted into 
four sections. The first part presents the concept of price, worth value, concept of 
residential property and so on. The second part touches on the urban economic 
theories or models of residential property value indicators. The third part dwelled so 
much on the influence of intangible location attributes (crime, skin colour, race, 
income, apartheid and so on) on the values of residential property, residential 
segregation, mobility and inequality, concept of ethnicity, concept of violence, 
models of conflicts and so on. The fourth part examines related works on concept of 
neighbourhood and neighbourhood facilities. 
 
1.9.3. Chapter 3:    The Jos Metropolis as the Case Study Area 
 
The third chapter talks about the case study area. The chapter starts by giving brief 
historical background of Nigeria. Other issues discussed in the chapter include: 
religious factors in the study areas, historical background of Jos, the Plateau state 
capital, social profile in the study area, sense of difference and social attitudes, 
citizenship and indigeneity and discrimination among non-indigenes. The chapter 
also discussed in great length how Jos changed from Home of Peace and Hospitality 
to Home of Violence, Killing and Massive Destruction. Other issues explored in this 
chapter include: Pattern of residential property market in Jos metropolis, zoning of 
residenrtial neighbourhoods in the study area, planning restrictions and site 
requirements of residential neighbourhood in the study area, categories of residential 
properties in the study area, socio-economic status and individual preferfence of 
residential accommodations, provision of community facilities, utilites and services. 
Furthemore, issues highlighted also include: development control standards and 
regulation in the stud area, trends in residential property value and rent and trends in 
the cost of land. 
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1.9.4. Chapter 4:     The Research Framework Development to Determine the 
Impact of Intangible Location Attributes on the Values of Residential 
Properties in Jos, Nigeria 
 
In chapter four, efforts were made to explain vividly the theoretical and conceptual 
framework. The chapter sets out the framework for determining the impact of 
intangible location attributes on residential property value in the study area. In this 
chapter, the various theories of residential property value indicators were reviewed. 
After considering in some details the nature and factors influencing residential 
property value, a typology or model is proposed in which intangible location 
attributes are classified as factors influencing residential property value. The research 
framework was however developed in order to answer the rearch questions and 
achieve the research objectives as well. 
 
1.9.5. Cahpter 5:      Research Design and Methodology 
 
Chapter five shades more light on the methodological framework used in attaining 
the stated aim and objectives of the research. The chapter explains how the research 
questions and research hypotheses formulated were empirically determined and 
examined through relevant methodological approaches adopted in the research. 
Furthermore, the research design, type and sources of data were also examined along 
with the procedure employed in testing the hypotheses and accomplishing the 
research objectives. In essence, attention was also given on the research populations 
and sample frame and its features, sampling technique chosen, and a description of 
the choice of data collection instruments, questionnaire design, and methods of data 
measurement, analysis and presentation were contained in this Chapter. 
 
1.9.6. Chapter 6:     Findings from the Quantitative Data Collection and 
Analysis in Jos Metropolis 
 
Chapter six presents and analyses the quantitative data collected from questionnaires 
administered to professional estate surveyors and valuers and respondents who form 
the occupiers of residential properties in Jos metropolis. The Chapter is structured 
and splitted into seven sections, namely, preliminary survey details; socio-economic 
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background of the respondents (description of the respondents’ bio-data), whether 
intangible location attributes are among the factors that influence the values of 
residential properties in the study area, condition of neighbourhood facilities in the 
study area before and after the crises, implication of these intangible location 
attributes on the values of residential properties and to proffer solutions based on the 
identified problems observed in the study area. and testing the research hypotheses in 
order or know whether intangible or invisible attributes of location have positive or 
negative impact on residential property value through the use of thematic analysis 
ans other technoiques. 
 
1.9.7. Chapter 7:     Findings from the Qualitative Data Collection and Analysis 
in Jos Metropolis 
 
In chapter seven, attempts were made to analyse those qualitative data that are not 
numerical in nature. It has been documented that the only way to analyse such data 
which cannot be expressed in mathematical terms using statistical tools is to resort to 
qualitative method of data analysis. In this thesis, the qualitative approach employed 
here in this research attempt to describe and interpret some data regarding the socio-
economic characteristics of the respondents, whether intangible location attributes 
are among the factors that influence the values of residential properties in the study 
area, the and implication of these intangible location attributes on the values of 
residential properties and to proffer solutions based on the identified problems 
observed in the study area.. 
 
1.9.8. Chapter 8:      Summary of Research Findings, Recommendations and 
Conclusion 
 
Chapter eight forms the last chapter in this thesis. An attempt was made in this 
chapter to draw inferences from the data analysis and elucidate the findings using a 
format that is constructive and beneficial for policy implementations. Furthermore, 
concluding comments and recommendations were also highlighted, while attempt is 
also made towards identifying opportunities for future research. The limitations or 
problems encountered in the process of data collection and research contribution to 
knowledge were also highlighted and explained. 
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1.10.  Summary and Link 
This chapter has examined in details the introduction of the study. Issues discussed 
include: background to the research, statement of the research problem, research 
questions, research aim, research objectives, scope of the research, the stages of the 
research plan and the structure of the thesis. In the next chapter, the literature review 
was explored with the ultimate aim of having a clear focus of the research. Issues to 
be discussed include: Introduction, concept of price, worth and value, concept of 
residential property, indicators of residential property value, theories of land and 
landed property value indicators, residential segregation and so on and so forth. At 
the end of the chapter, conclusion was drawn. 
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CHAPTER 2 
LITERATURE REVIEW 
 
2.1. Introduction 
This chapter reviews related literatures on the subject of the study and is fragmented 
into four parts. The first part presents the concept of price, worth and value, concept 
of residential property, and indicators of residential property value. The second part 
touches on the theories of residential property value indicators. The third part deal 
with the influence of intangible location attributes (crime, race, skin colour, income, 
apartheid and so on) on residential property value, residential segregation, mobility 
and inequality, concept of ethnicity, concept of violence, and models of conflicts. 
The fourth part examines related works on concept of neighbourhood, 
neighbourhood characteristics and neighbourhood facilities. In essence, effort was 
made in this chapter to explain some aspects of the following areas of investigation: 
 Area of Investigation 2: To determine whether intangible location attributes 
are among the factors that influence residential property value in the study 
area. 
 Area of Investigation 3: To carry out a survey and investigate the conditions 
of the existing neighbourhood facilities before and after the conflicts and 
determine how the intangible location attributes affect the availability 
maintenance and provision of neighbourhood facilities in the study area. 
 Area of Investigation 4: To investigate the implication of these intangible 
location attributes on the values of residential properties and to proffer 
solutions based on the identified problems observed in the study area. 
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2.2. The Concept of Price, Worth and Value 
 
2.2.1. Price 
Price is the product of the interaction of supply and demand. Given any level of 
demand and any given supply, price will adjust to produce an equilibrium point at 
which the amount in supply matches the quantum of demand (McParland, McGreal 
and Adair, 2000). Based on the above assertion, if the demand for a land and landed 
property falls and supply remains constant, price will also fall until it triggers people 
for whom price was previously a barrier to enter the market. Conversely, if the 
demand for land and landed property rises then price will rise too (Adair, Downie, 
McGreal and Vos, 1996). However, over time, which is sometimes referred to as the 
fourth dimension of economics, there will be an adjustment in supply and/or demand 
in response to price change. The above assertion has some discripancies because 
price is sometime being arrived at by looking at other paraemteres that could not 
necessaritly be demand and supply. This could be intangible or invisible attributes of 
location. The assumptions on which the pricing model is deemed to work, according 
to McParland, McGreal and Adair (2000) are that:  
• There are multiplicities of separate economic actors, so that no one individual can        
influence the operation of the market; 
• There is homogeneity of product; 
• All participants are both rational and perfectly informed; 
• There are no barriers to entering and exiting the market; and 
• The market can make immediate marginal adjustments to accommodate change. 
        This is of course a very simplified explanation, and it does not relate easily to 
the real estate market. Whilst the normal market relationship is for supply and 
demand to be in equilibrium, in certain circumstances the property market may suffer 
disequilibrium where turnover effectively ceases and no clearing price exists. Real 
estate lies within both the public and the private realm, and any decisions regarding 
its use allocation (and hence pricing) are affected by government intervention in the 
form of taxation and land use controls (Parnell and Sayce (1999). Real estate is also a 
unique commodity in that its supply is fixed in overall terms, though not in relation 
to its specific use. It is also unique in that each unit of land or building is individual, 
in terms of location if nothing else, and it is therefore said to be a heterogeneous 
product. On the issue of price of land and landed property, the findings of Warren, 
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(2000); Brown and Matysiak (2000); St Lawrence (2003); Sayce and Ellison (2003); 
Rees and Hayward, (eds) (2000); and Parnell and Sayce (1999) deserve academic 
credit. 
        Real estate is also unusual in that the motivation for ownership may be for 
utility purposes (for example, the requirement for a factory as a production unit or a 
shop as an outlet for manufactured goods) or for investment (that is, as a means of 
receiving a prospective income and capital return on a capital outlay). A further 
complexity of real estate as a subject for economic analysis is the nature of the land 
conversion process, whereby land is a developable commodity to which value can 
often be added by the carrying out of a scheme of building works, or a change in the 
effective use of the land or/and the buildings upon it (McIntosh and Sykes, 1985). 
        This development process is constrained both by the nature and extent of 
demand and by possible and actual physical, legal, financial, political and planning 
restrictions (McAllister, 1995). In the light of the above, it is not surprising that the 
land markets have given rise to a complex set of models and theories as they seek to 
deal with the effects of legislation and the lack of perfect knowledge that interfere 
with the ‘pure’ operation of the market mechanism. For a fuller explanation see, for 
example, Ball et al., (1998); Eccles et al. (1999; Warren (2000; Harvey and Jowsey 
(2003). 
         In summary, the economics of land and real estate markets is particularly 
complex due to: 
• The relatively fixed nature of land and landed property: whilst fixed in physical 
terms, the availability of land for use will alter depending on land use planning 
regulations; it is therefore capable of change over time. 
• A lack of transparency and published data: one of the key features of the property 
markets is their lack of transparency (Lizieri and Venmore-Rowland, 1993). Unlike 
equities markets, there is no free and easily accessible source of information on 
transaction prices. Whilst this situation is changing rapidly with the development of 
web-based services and the opening of the Land Registry to enquirers, data may not 
be free (Isaac and Steley, 2000). Within institutional property markets, greater 
transparency has been afforded by the setting up of the Investment Property 
Databank (IPD) which for the past 20 years has monitored the movement of yields 
and rents in respect of values of many institutional owner assets, but it is neither 
complete nor capable of disaggregation at the local or individual asset level, except 
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to the contributing property owner, although it is freely available at aggregated level 
(Harvey and Jowsey, 2003). 
• The nature of legal interests: unlike other assets, property can be held in many 
ways and, strictly speaking within the UK, it is not held outright as all title is vested 
in the Crown (Fraser, 1993). In legal terms, the owner holds an ‘interest’ in land. 
This can be freehold (full legal rights to deal with the asset as the owner wishes 
subject only to planning and other statutory restrictions); leasehold (the owner has an 
interest in the asset for a fixed term only and on terms that are set by a legal 
relationship between the freeholder and the lessee); or (following the passing of the 
Leasehold Reform and Commonhold Act 2002) commonhold, whereby a joint 
ownership may be achieved (Davies, Johnson and Shapiro, 2000). Currently there is 
little analysis of the likely effects of commonhold, given its recent introduction in 
2004 as noted by Bootle and Kalyan (2002). 
• Heterogeneity: the nature of the commercial property markets is that each property 
will be different; not only is the location unique, but properties also tend to differ in 
size, shape, specification and amenities (Adair, Downie, McGreal and Vos, 1996c). 
This leads to difficulty in comparing one with another and hence in achieving 
consistency within any pricing model.  
• The motivation of ownership: real estate may be owned as a resource within which 
to carry out economic or social activity or as an investment. Fundamentally, it is the 
ability to provide utility that drives the economic worth of the asset (Brown, 1991). 
However, the demand for land and landed property is a derived demand; it relates to 
the surplus that can be achieved through its usage. If there is no possibility of real 
utility being achieved then there will be no occupational demand and hence no value. 
      To the investor, however, it is not the utility of the asset that matters directly but 
the security of income flow that can be achieved through rent (Zubrinsky, 2001). 
Investors are also concerned not just with cash flow security but with capital security 
and the prospects for both the cash flow and capital growth. This is the reason why 
real estate investments in areas that are prone to violence will end up in running at 
lost. Perhaps the capital invested in such areas cannot be regained and retrieved back 
talkless of profit. Against this they will balance the risks of default and the 
attractiveness and likely returns available through investment in other asset classes, 
such as equities and bonds (Baum and Crosby, 1995). 
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2.2.2. Worth 
 
The concepts of worth and value and their relationship to price are fundamental 
issues within the operation and regulation of real estate markets (Eccles, Sayce and 
Smith, 1999). If a dictionary is consulted, the words worth, price and value are 
normally found to be described as synonymous or to have definitions that are at least 
in part interchangeable. Additionally, in other countries there may be little or no 
distinction made between these words (for a discussion of this in a great details see 
Adair et al., 1996). There may be significant differences in practice: for example, in 
the UK, valuations are undertaken by a valuer and an appraisal is undertaken by an 
appraiser or property investment surveyor advising the purchaser or employed by the 
purchaser, whilst in the US an appraiser undertakes both valuations and investment 
appraisals (Gelbtuch, Mackmin and Milgrim, 1997).  
        However, in the UK in recent years, the distinction in meaning between worth, 
price and value has become an important matter in defining the activity of the real 
estate professional (Johnson, Davie, and Shapiro, 2000). Until the 1990s, most 
professionals operating in real estate would have used the words price, worth and 
value interchangeably. In the context of value, price and worth, Hoesli and 
MacGregor (2000) distinguish between four different concepts: 
• Price is the actual observable money exchanged when a property investment is 
bought or sold. In most other markets price is given, but in the property market every 
property interest is different and requires an individual estimate of value to guide the 
buyer and seller in their negotiations to agree a price. Price can be fixed by 
negotiation, through tender bids or at auction. 
• Value is therefore an estimation of the likely selling price. In other markets, where 
homogenous goods are sold, the price is not estimated but is determined from market 
trading and is usually used to describe an assessment of worth. 
 • Individual worth is the true value to an individual investor using all the market 
information and available analytical tools and can be considered as the value in use. 
• Market worth is the price a property investment would trade at in a competitive and 
efficient market using all market information and available analytical tools (Waddell, 
Berry and Hoch (1993). A valid model of calculation of market worth should reflect 
the underlying conditions of the market at the time. This should therefore be 
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